
 

 

 

 

 

 
 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Staff Writer: John D. (Don) Jones   E-mail: john.jones@memphistn.gov  

 

 

 

             AGENDA ITEM:  #4 
 

CASE NUMBER:  P.D. 17-06 L.U.C. B. MEETING:  June 8, 2017 

 

CASE NAME:          Polo Grounds North Planned Development, Amended, Area F    

  

LOCATION:     Northeast corner of Cotton Plant Road and Nonconnah   

     Parkway         
 

COUNCIL DISTRICT(S): District 2 Super District -9 Positions 1, 2 & 3 
 

OWNER/APPLICANT: Taylor 2010 Family LP/Carmax 
   
REPRESENTATIVE: Brenda Solomito-Basar (Solomito Land Planning)    
 

REQUEST: Amend Area F, Polo Grounds P.D. to Permit Used Car Sales    

   

AREA: Area F = +/- 17.2 Acres.  Site = 10.25 Acres   
 

EXISTING LAND USE & ZONING: Vacant land, Area F of the Polo Grounds North, PD, P.D. 99-344.  Area F 

is regulated by the General Office and Commercial Mixed Use -2 Districts. 

CONCLUSIONS 

 

1. Staff’s recommendation is based on the following points:  This Planned Development was amended 

in 1999 to specifically exclude the proposed use.  A subsequent review of the Planned Development 

in 2004 excluded automobile service and outdoor related uses. 

2. Location: With so much vacant land adjacent to this site, and not being located at the intersection 

with Highway 385; staff is concerned that approval of this use will serve as justification for other car 

dealerships and related uses.  

3. Staff has observed a trend over the years that these uses tend to cluster and very often contribute to 

changes in the land use pattern of the area towards automobile related uses.     

 

RECOMMENDATION 

REJECTION 
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General Location 

 

 

 
 

 

The subject property is located on the north side of Nonconnah Parkway, a.k.a Highway 385, 

between Cotton Plant Road on the west and Germantown Road on the east.  The site outline above 

includes both Areas E and F of the Polo Grounds North Planned Development.  Both areas are 

included under the Assessors Ward, Block, and Parcel Identification number 081086 00005. 

 

Area F contains just over 17 acres; the proposed development includes approximately 10 of the 17 

acres.        
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Overhead View  

 

 

 

 

 

 

 

Aerial view - this view includes both Areas E and F of the P.D.  From this view, the existing drainage 

feature and mature vegetation along west property line stands out.  Cotton Plant Road abuts the west 

property line.  
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Vicinity/Notification Map 

 

 

 

 
 

 

Neighborhood Meeting – Held May 25, 2017 at 6:00 P.M. at Southwoods Baptist Church.   

Mailed Notice - A total of 152 notices were sent out.  Initial meeting notice to 62 properties sent 

on May 11, 2017.  Supplemental notification of 90 properties sent on May 16, 2017.  

 

Required Public Notice – 29 notices sent May 26, 2017. 

 

Public Notice Signs Posted – May 25, 2017 at 1:20 P.M per affidavit.  
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Existing Conditions Survey 

 

 

 

 

  

 

 

The survey indicates that the property is relatively flat except for the westernmost area near Cotton 

Plant Road.  In this area there is a meandering drainage feature and existing mature trees.  As the 

exhibit on the next page shows, the property does line within the 100 year and 500 year floodplain 

and the applicant indicates some 2 ½ feet of fill will be required.  
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 Floodplain Overlay 
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Zoning – Outline Plan 
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 Site Plan 
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Landscape Plan 
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Elevations 
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Detached Sign 
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Land Use and Zoning 

 

 

 

 

 

 

 

Surrounding Uses of Land and Zoning 

 

North: Vacant land, Area E of the Polo Grounds North PD – Permits multiple family residential or 

 office uses  

 

South: Commercial uses including Automobile Sales, Rental, and Service, retail and restaurant  in   

 the Polo Grounds Planned Development Area F, P.D. 97-328 

 

East: Vacant land, the east portion of Area F of the Polo Grounds North PD and vacant land in   

 Area C of the Polo Grounds North P.D.  Permits uses in the Commercial Mixed Use – 2  

 District 

 

West: Vacant land in the Office General (O-G) District  
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STAFF ANALYSIS: 

 

REQUEST: 

 

*  Modify the Uses Permitted Conditions to permit one Automotive Retailer in Area F 

 

* Allow the following additional uses associated with the Automotive Retailer: 1. Vehicle   

 Service, 2. Vehicle Repair Conditioning, 3. Private Vehicle Wash, 4. Private Fuel Storage   

 and Pumps, 5. Wholesale Auction, 6. Vehicle Appraisals/Acquisitions, 7. Sale and  

 Installation of Vehicle Accessories 

 

* The subject property is the western 10 +/- acres of Area F of the Polo Grounds North   

 Planned Development, P.D. 99-344 

 

* The site will accommodate 272 cars for sale and another 94 in the staging area   

 

* The project will eventually employ up to 30 employees when it is fully operational  

 

* Area F is located on the north side of Highway 385 between Cotton Plant Road on the   

 west to Germantown Road on the east 

 

* Access to the site is gained via a flag stem from Germantown Road.  No access is being   

 provided to Cotton Plant Road 

 

* Landscaping/screening plan includes the retaining of a 25 foot wide buffer zone along  

 Cotton Plant Road to address the natural area there.    The plan calls for a Class III buffer   

 along the north property line and the grouping of landscaping along Highway 385 to 

 accomplish both landscaping and visibility 

 

* The plan calls for 4,423 square feet of sales area in building and 2,400 square feet of 

 service area.  The building elevations show buildings composed of Split faced, CMU 

 material tinted that will be brown or light brown.   A blue, standing seem metal roof is   

 proposed for the canopy roof and the attached signs 

 

* Detached signs:  1 pole style sign facing Highway 385 at 75 feet in height and 300 square   

 feet in area and one monument style sign on Germantown Road at 35 feet in height and 56  

 square feet in area  
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Current Zoning Entitlement 

 

The subject property is located within Area F of the Polo Grounds North Planned Development.  

Area F, see below, is a 17.2 +/- acre tract, which is one of six sub-areas, A-F that was reorganized 

when the original Polo Grounds Planned Development was amended in 1999.  That 1999 amendment 

separated the planning area which was located between Winchester Road and the new Highway 385 

from the planning area which was then re-named Polo Grounds North. 

 

 

Current Outline Plan for Polo Grounds North 
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Polo Grounds Outline Plan, 1998 

 

 
 

 

In 2004 a correspondence application for a 5-year time extension was reviewed by the OPD and 

approved by the LUCB.  That time extension request included the revision of some conditions and the 

addition of a list of prohibited uses.  

 

Among those changes include a prohibition on “pole signs”, a modification to the required streetscape 

treatment to require a 25 foot wide plate with a berm along streets other than Nonconnah 

Parkway/Highway 385.  The list of prohibited uses reads as follows:  

 

1. Adult Entertainment Establishment, 2. Group Shelter, 3. Transitional Home, 4. Outdoor 

Amusements, 5. Outdoor Retail Sales or Display, 6. Used Goods, Second Hand Sales, 7. Pawn 

Shops, 8. Motor Vehicle Service, 9. Undertaking Establishment, 10. Self- Service Vehicle Wash, 11. 

Drive-In Restaurant, 12. Taverns, Cocktail Lounges, Nightclubs other than in conjunction with a 

hotel or a motel, 13. Communications Tower. 
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Review of Request: 

 

Polo Grounds North – The Polo Grounds North Planned Development was created out of the larger 

and older Polo Grounds Planned Development in 1999.  Prior to the amendment, Area F straddled the 

then proposed Nonconnah Parkway.  With the amendment to the boundaries and the addition of the 

prohibition on vehicle sales, the applicant and the staff both implicitly and explicitly created a line of 

demarcation for the location of this use.  The Nonconnah Parkway/Highway 385 became that line of 

demarcation.   

 

Once it became clear where the interchanges with Highway 385 would be located, it likewise became 

clear where more intensive uses of property should be located.  Germantown Road, which today is 

classified as an Urban Other Principal Arterial, is not at an interchange with Highway 385.     

 

The use amendments that were associated with the 1999 amendment allowed for office in areas that 

had previously been set aside for residential but also prohibited automobile sales for the entire P.D.  

The subsequent correspondence application some five years later affirmed the belief that uses with a 

reliance on outdoor activity were not desirable for this development.   

 

To date, activity in this Planned Development has been limited to Area D primarily and a very small 

portion of Area C where the L.A. Fitness Center is located.  Area D is virtually built out. The bulk of 

Area C and all of the remaining sections, A, B, E and F and vacant.   

 

Observed Trends Related to Automobile Sales- Over the years, the OPD staff has reviewed 

applications for automobile sales and observed a tendency for these types of uses to cluster together.  

Staff has also observed a tendency for certain other automobile related services to locate nearby.  

Such is the nature of competition in the marketplace. But as this occurs, the large size of the projects 

often leads to change in land use patterns. The classic example locally is Covington Pike between, 

often referred to as Auto Row between the I-40 right of way and Raleigh-LaGrange Road.  It is not 

staff’s contention that this property and this use will morph into the next Covington Pike, but staff 

also notes similar characteristics along other roads such as Winchester Road west of this site, Mt. 

Moriah/Mendenhall and Highway 64.  

 

Staff recognizes that the applicant proposes that only one “Automotive Retailer” will be permitted in 

Area F and the prohibition will remain for the other areas, but with other vacant land available 

immediately to the east of this site in Area F and on the opposite side of Germantown Road in Area 

C, both of which have to Highway 385, staff feels that the approval here will provide significant 

justification for similar requests.  Were the situation reversed, and this was the last available section of 

land staff might be more inclined toward approval.       
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Winchester Corridor  

(Riverdale to Hwy 385) 

 

 

 

 

 

 
    

 

Mazda 

Toyota 

Volks- 

wagon 

Auto Rental, 

Repair, Storage 

Yard 

Car Service 
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Mt. Moriah 

(I-240 to American Way) 

 

 

 

 
      

 

 

 

Chevrolet 

Other Car Lots 
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Highway 64   

(Either side Kate Bond) 

 

 

 

 

 

 
  

  

 

Other Trends – A total of five Automobile Dealerships have been approved by the Memphis City 

Council along the Highway 385 Corridor between Ridgeway and Hacks Cross Road.  Four of the 

Five were at the intersection of Highway 385 and a Principle Arterial Roadway.  The Jaguar 

Dealership on Quince just west of Kirby Parkway and Highway 385 is the outlier.   

 

The Acura/Lincoln Dealership and the Lexus Dealership are located on the west and east side 

respectively of Ridgeway Road at Highway 385.  The Jaguar Dealership abuts Highway 385 west of 

Kirby Parkway and Highway 385.  The Nissan and Honda Dealerships are located on the southeast 

and northeast corners of Hacks Cross Road and Highway 385 respectively.  The planned development 

immediately north of the Honda Dealership was recently amended to allow an automobile service use.  

 

 

 

Hyundai Car Max Ford 
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Highway 385 Corridor 

 

 

 

 

 

 

 

 

Planned Development Conditions– The applicant has provided a revised set of the P.D. conditions 

which is located in the appendix of this report, pages 33-36.  The applicant has also provided a 

supplementary set titled Proposed Outline Plan Conditions which are found in the Appendix at page 

37. 

 

RECOMMEDATION - REJECTION 

 

 

If this application is approved, the staff will merge the two sets into one for presentation to the 

Memphis City Council. 

 

If the Land Use Control Board is inclined to approve this application, staff recommends the following 

changes to conditions. 

Acura/Lincoln  
Lexus 

Jaguar  

Honda  

Nissan 
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Outline Plan Conditions: (beginning on page 33) 

 

I.G. – reword the second sentence,” The following additional and accessory uses are permitted for 

this automobile retailer only:” 

 

III. C. – Add a new second sentence, “However, access to Cotton Plant Road from Area F is not 

permitted; applicant shall convey its right of access to the City of Memphis”. 

 

III. H. – Omit the reference to Area F. 

 

Supplemental Conditions, beginning on page  37. 

 

Access Parking and Circulation: 

 

1.  This is not needed, already covered under in existing conditions. 

 

5.  Add a second sentence.  “However, the undeveloped portion of Area F, generally east of the 

Automobile Retailer shall be permitted access to and from the east-west private drive that serves said 

retailer”. 

 

6. New:  Add Engineering Comments 4, 6, 7 and 8.    

 

Landscaping and Lighting 

 

4.  Substitute the word “modified” for the word waived. 

 

Signage 

 

4.  Substitute the following language:  In Area F, one detached sign shall be permitted at a maximum 

height of 35 feet above the grade of Highway 385, this includes any side retaining wall.  A maximum 

sign area of 100 square feet shall be permitted.  Detached signage along Cotton Plant Road shall be 

prohibited. 

 

Most of the above changes are minor in nature and staff believes the applicant the applicant is in 

agreement.  The change to the detached signage is based on the approved PD’s for automobile sales 

lots along the Highway 385 corridor. 
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GENERAL INFORMATION  

 

Zoning Atlas Page:    2350 

     

Parcel ID:    081086 00005        

    

 

DEPARTMENTAL COMMENTS 

 

The following comments were provided by agencies to which this application was referred: 

 

City Engineer: 

 

CASE: PD 17-06 NAME: Polo Grounds PD Amended 

 

 

1. Standard Subdivision Contract as required in Section 5.5.5 of the Unified Development Code. 

 

Sewers: 

2. City sanitary sewers are available at developer's expense. 

 

3. The developer shall extend sanitary sewers through the site to serve upstream properties. 

 

Roads: 

4. Dedicate 54 feet from centerline of Germantown Road and improve with an exclusive north 

bound left turn lane and appropriate tapers to accommodate the turn lane all to the satisfaction 

of the City Engineer. 

 
5. This development is adjacent to _Germantown Road which has been identified by TDOT 

(Project ID#____55_______) to receive future improvements.   The applicant is advised that 

land from his/her parcel may be reserved or dedicated to accommodate the future expanded 

R.O.W. 

 

Traffic Control Provisions 

6. The developer shall provide a traffic control plan to the city engineer that shows the phasing 

for each street frontage during demolition and construction of curb gutter and sidewalk. Upon 

completion of sidewalk and curb and gutter improvements, a minimum 5 foot wide pedestrian 

pathway shall be provided throughout the remainder of the project. In the event that the 

existing right of way width does not allow for a 5 foot clear pedestrian path, an exception may 

be considered. 
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7. Any closure of the right of way shall be time limited to the active demolition and construction 

of sidewalks and curb and gutter.  Continuous unwarranted closure of the right of way shall 

not be allowed for the duration of the project. The developer shall provide on the traffic 

control plan, the time needed per phase to complete that portion of the work. Time limits will 

begin on the day of closure and will be monitored by the Engineering construction inspectors 

on the job. 

 
8. The developer’s engineer shall submit a Trip Generation Report that documents the proposed 

land use, scope and anticipated traffic demand associated with the proposed development. A 

detailed Traffic Impact Study will be required when the accepted Trip Generation Report 

indicates that the number of projected trips meets or exceeds the criteria listed in Section 210-

Traffic Impact Policy for land Development of the City of Memphis Division of Engineering 

Design and Policy Review Manual. 

 

Curb Cuts/Access: 

9. The City Engineer shall approve the design, number and location of curb cuts. 

 

Drainage: 

10. Drainage improvements, including possible on-site detention, shall be provided under a 

Standard Subdivision contract in accordance with Unified Development Code and the City of 

Memphis Drainage Design Manual. 

 

11. Drainage data for assessment of on-site detention requirements shall be submitted to the City 

Engineer.   

 

12. The following note shall be placed on the final plat of any development requiring on-site storm 

water detention facilities: The areas denoted by "Reserved for Storm Water Detention" shall 

not be used as a building site or filled without first obtaining written permission from the City 

Engineer.  The storm water detention systems located in these areas, except for those parts 

located in a public drainage easement, shall be owned and maintained by the property owner 

and/or property owners' association.  Such maintenance shall be performed so as to ensure 

that the system operates in accordance with the approved plan on file in the City Engineer's 

Office.  Such maintenance shall include, but not be limited to removal of sedimentation, fallen 

objects, debris and trash, mowing, outlet cleaning, and repair of drainage structures. 

 

13. The developer should be aware of his obligation under 40 CFR 122.26(b)(14) and TCA 69-3-

101 et. seq. to submit a Notice of Intent (NOI) to the Tennessee Division of Water Pollution 

Control to address the discharge of storm water associated with the clearing and grading 

activity on this site. 
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Site Plan Notes: 

 

14. Adequate queuing spaces in accordance with the current ordinance shall be provided between 

the street right-of-way line and any proposed gate/guardhouse/card reader. 

 

15. Adequate maneuvering room shall be provided between the right-of-way and the 

gate/guardhouse/card reader for vehicles to exit by forward motion. 

 

General Notes: 

16. The width of all existing off-street sewer easements shall be widened to meet current city 

standards. 

 

17. All commons, open areas, lakes, drainage detention facilities, private streets, private sewers 

and private drainage systems shall be owned and maintained by a Property Owner's 

Association.  A statement to this effect shall appear on the final plat. 

 

18. Required landscaping shall not be placed on sewer or drainage easements.  

 

City Fire Division:   No comments received. 

 

City Real Estate:   No comments received. 

 

City/County Health Department:  

 
No comments by the Water Quality Branch & Septic Tank Program. 

  

 

Shelby County Schools:  No comments received. 

 

Construction Code Enforcement: No comments received. 

 

Memphis Light, Gas and Water: No comments received. 

  

Neighborhood Associations:  No comments received. 

 

 

APPLICATION 

 

LETTER  OF INTENTSUPPORT 

 

CONDITIONS 
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Application  
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Letter of Intent 
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Conditions 
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Supplemental Conditions 
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